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Presentation by David Godley, Manager, Neighbourhood Area Plans 


Good evening ladies and gentlemen. | am very pleased to see so many people interested in 
housing intensification because we need all points of view to come up with a policy for Hamilton. 


As a City Hall planner, one of my jobs is to manage the Housing Intensification Study. The 
study came about as a result of the need for affordable housing and the need for a review of 
the existing provisions for affordable housing, some of which were established in 1950. 


Recently the Province have passed a policy statement called Land Use Planning for Housing 
which the City have to consider. This addresses the supply of land, streamlining the planning 
process, range of housing types, residential intensification and monitoring. Municipalities are 
required to examine housing intensification which is the provision of more housing in the existing 
urban area as one way to achieve affordable housing. Four categories of intensification have 
been identified: 


- re-development at higher residential densities 

- infill housing on land between existing development 

- conversions from uses such as commercial and industrial to residential 

- conversions of existing housing to more units such as a single family house to a duplex. 
The supply of affordable housing in Hamilton is a concern. 


- There are about 1500 people on the Housing Authority waiting list - double the 1986 
figure. 


- The vacancy rate for apartments in Hamilton was 0.8% in April, 1990, well below the 
2-3% considered desirable. 


- Townhouses have doubled in real cost since 1986 so people have to work twice as long 
to afford the same units as they did four years ago. 


- Affordable housing means more disposable income and a better quality of life. It may 
also help the economy by attracting business. 


Housing was the Provincial Government's first priority and the Homes Now Program is the 
largest ever assisted housing program in Ontario. However, if the private sector are able to 
produce affordable housing this will save taxpayers money. About $10,000 of public money 
goes to each subsidized unit for the term of the mortgage each year. 
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° Housing intensification can provide affordable housing. Trends in Hamilton indicate there is 
potential for this to happen: 


- the population of most older neighbourhoods has declined significantly. Over the past 
10 years the City’s population has remained static but large areas on the Mountain have 
been developed. The number of people per household dropped from 3.5 in 1966 to 2.6 
in 1986. The number of one person families has increased from 15% in 1971 to 27% 
in 1986. 


° Converted units tend to be smaller and affordable to match the need for smaller households 
including seniors. Plexes tend to be in the affordable housing range defined by the Province 
as less than $1,240 per month. Average rents being advertised are in the $600 range for 
duplexes and apartments in homes. The highest rent asked was $1095 and the lowest $325 
in recent editions of the Spectator. There is potential for opening up underused space above 
stores, infilling and conversions from other uses. 


° However, any move to intensification must consider neighbourhood protection and involve the 
community. 

° In an attempt to balance housing and neighbourhood protection a number of draft options have 
been prepared by a Technical Steering Committee made up of representatives from the following 
agencies: 

Ai, Ministry of Housing 

2 Ministry of Municipal Affairs 

3. Regional Branch, Planning Department 

4. Local Branch, Planning Department 

5, Social Services Department 

6. Community Development Department é 
re Social Planning and Research Council. 


° Background information was presented, goals discussed and draft options developed. Steering 
committee meetings were open and non-committee members joined in discussions to contribute 
their own points of view. For example, we had a Blakeley Neighbourhood resident concerned 
about neighbourhood quality and a staff member from the Housing Help Centre concerned about 
the provision of affordable housing. The Steering Committee met nine times between February, 
1989, and March, 1990. A workshop was held in December, 1989, with wider participation, 
including members of the United Senior Citizens, Homebuilders Association, Neighbourhood 
Associations, etc. 


The draft options dated May, 1990, have been approved for submission to the public by the 
Steering Committee, and the City of Hamilton’s Planning Committee. It is important to note that 
the draft options have not been adopted by anybody. Public participation has influenced and 
will influence in the future any recommendations which are finally adopted by City Council. We 
are here to listen as well as explain. 


| will now present as briefly as possible the draft options that are included in the package of 
material. 


Official Plan Amendments 


- that policies reflecting the remaining options will be included in the Official Plan and in addition 
criteria for considering new residential conversions. 


Area Municipalities 


. that the Region should encourage other area municipalities e.g. Dundas, Stoney Creek to carry 
out housing intensification. 


Neighbourhood Plans 
- that when plans are done for each neighbourhood, that they identify areas suitable for residential 


intensification. Central Neighbourhood (the area north west of here) is a priority for study and 
has potential for re-development of industrial areas for residential uses. 


Building Code Conversions 


: that the Province modify the Building Code to allow greater flexibility for residential conversions. 
Some flexibility is already included, but there is scope for more. 


Levels of Funding for Non-Profit Housing 

- that the Province give increased levels of funding so that non-profit housing agencies can be 
more easily built in and around the downtown where land is more expensive, and it is 
appropriate to build higher density assisted housing. 

Central Area Plan Amendments 


This is a plan relating to the area between Queen and Victoria Streets, the Escarpment, and the Bay. 
It has been adopted by Council, but not yet been approved by the OMB. 


That the Central Area Plan be amended as follows: 


- that higher densities be permitted in exchange for community benefits; e.g., day nurseries, 
compatible building design, saving heritage buildings, etc.; 


- that locations for various densities of residential development be established; 

- that definitions of low, medium and high residential density be established; 

- that higher densities be encouraged in and around the downtown core. 

Underutilized Land in the Central Area 

- that owners of underutilized areas in the Central Area be approached by the City with a view 
raceme infill housing. Some developments have space at the ground floor level for more 

Durand Plan 

- that the Durand Neighbourhood Plan be amended to include high density residential policies. 

High Density Residential Zoning 


- that the densities of apartment zonings in the central area be increased, subject to height 
limitations and reduced setbacks. 


Appearance Criteria for Conversions 


- that criteria be developed to assist the Building Department in interpreting the by-law for housing 
conversions. 


Residential Component 


- that policies be prepared to require residential components where new commercial designations 
and zoning are being given. This has been done at Gage Avenue and Rymal Road. It’s a 
good way for the private sector to provide affordable housing above stores. It’s sometimes 
referred to as inclusionary zoning. 


Cash-in-Lieu_ of Affordable Housing 


° that cash could be given instead of a 25% affordable housing requirement as part of a 
subdivision to enable the municipal non-profit housing to build in appropriate locations. 


Strip Commercial Areas 


- For strip commercial areas, up to 10 residential units would be permitted, rather than two, as 
long as commercial uses are retained on the ground floor. 


Zoning Category Review 


- that categories of zoning which allow residential, be reviewed to see if greater densities should 
be permitted. 


"" Zoning 

- Downtown zoning allows about 1x coverage for residential. It is proposed that this be increased 
to about 3x coverage in the zoning by-law. This would allow an owner to build higher density 
residential without the need for a zoning change. 


- that new zoning categories be created where residential conversions would be permitted, subject 
to the usual residential conversion requirements. This would accommodate the "Charlie House” 
type of design which allows simple conversion to a duplex. 


Zoning Amendments for Lodgers 


- Zoning for the number of lodgers in residential zones should be made consistent. 


PRIDE Program 

- That the neighbourhood improvement area for Beasley and Central proceed with an accent on 
housing intensification. This downtown project is proceeding with over $600,000 of improvement 
money. 

Financial Incentives 


- That financial incentives be reviewed with a view to encouraging residential conversions. The 
more legal conversions, the more safety and health can be controlled. 


Innovative Housing 


- That material be collected and analyzed on innovative forms of housing; (e.g., portable housing 
for seniors) which are temporary structures added to a back yard of an existing dwelling. 


Transportation/Parking 


- That more work be done on impacts of conversions on transportation and parking. This will 
include looking at loss of green space ard trees in front yard parking. 


Residential Intensification Inventory 


- That sites be documented throughout the City and efforts be made to bring about development. 


Conversions Subject to Community Acceptance 


- That research be done on allowing conversions where they are acceptable to the community, 
and therefore are neighbourhood sensitive. A poll of neighbours is used in Toronto to determine 
if front yard parking is acceptable. A poll could possibly be used to allow conversions without 
rezoning as long as they meet regular conditions. 


Illegal Conversions 


- That street residents or neighbourhood groups in conjunction with City Hall staff deal with areas 
which are subject to significant impacts by illegal conversions. Hopefully owners, landlords, 
tenants, elected officials, affordable housing advocates and affected agencies would be drawn 
into a forum to address all the quality of life issues within a neighbourhood or smaller area. 
Priority areas would be established by Planning Committee. Presently, illegal units are dealt 
with on a complaint basis. 


- The Building Department say internal inspection of every unit in the City would be required to 
establish an accurate inventory of illegal units. It has been unofficially estimated that there 
are 10,000 illegal units. Deterrents for illegal conversions have been suggested also. Illegal 
conversions are the cause of many property standards and neighbour complaints. This has 
been a major concern of the community which has spent a tremendous amount of time 
considering this issue and raising genuine concerns. This could be given priority in conjunction 
with the following option: 


Neighbours Program 


- that information be collected and disseminated on various forms of residential intensification and 
their impacts. Provincial funding could be obtained. 


Entry to Dwellings 


- That officials be empowered with the right of entry to ensure zoning and building regulations 
are being followed. 


Finally, Residential Conversions 


- This subject occupied much of the Steering Committee’s time; trying to balance the objectives 
of affordable housing and the interest of the neighbourhood is a complex task. Currently, 
residential conversions are permitted without rezoning if the following criteria are met: 


he there is no change in external appearance; 
ze: parking in accordance with the by-law is provided; 
3. each unit is a minimum of 700 square feet in area, that’s about 20 feet by 35 feet; 2 or 3 units 


are allowed depending on the zoning and subject to lot area requirements. 


4. the building was built before July 25, 1940. 
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When comparing these requirements with other municipalities, and looking at the situation in Hamilton, 
it seemed that the provisions with minimum impact on the neighbourhood lay in changing the 700 
square foot requirement for each unit, and the 1940 age restriction. In addition, conversions on arterial 
roads outside the 1940 area seemed to be a possibility, because higher densities are encouraged on 
the edge of neighbourhoods; e.g., bus services are accessible, and that those living on the edge of 
neighbourhoods may be more tolerant of conversions. Conditions requiring the owner to live in one of 
the converted units is not proposed, because the Province has advised that this is illegal. 


The Province would like municipalities to remove the area requirement; (i.e., 700 square feet for each 
unit) from the zoning by-law and allow the Building Code to dictate safety and health standards. This 
would require about 300 square feet minimum for each bachelor unit, 350 square feet for each one- 
bedroom bachelor unit, and 420 square feet for a two-bedroom unit. The draft options include a 
proposal to allow a 700 square foot average with a minimum 430 square feet. This would allow smaller 
units to be built and greater flexibility for conversions, but duplexed housing would still have to be 1,400 
square feet total. We have not been able to trace a study on health factors and size of 
accommodation. 


The Province would like prohibitive zoning standards rernoved. The 1940 age resiriction is concentrating 
conversions in the older part of the City and into a smaller percentage of total dwellings in the City each 
year. The map shows the percentage of duplex housing in relation to singles, semis and duplexes in 
neighbourhoods in 1988, according to assessment records. Lower city neighbourhoods such as 
Beasley, Stinson and St. Clair had over 40% duplexes, other lower city areas over 20%, and the 
mountain and far east area, less than 5%. The red line shows the areas generally built before 1940. 
Clearly, there is a correlation. 


There is a need to reduce the load on the pre-1940 area and roll back the boundary. The draft option 
proposes that the boundary be changed to 1945 and the situation monitored with a view to bringing the 
date forward in further five-year increments. This change from 1940-45 would release over 500 houses 
over 1,400 square feet for potential conversion. Some people, as well as the Province, are suggesting 
that the new housing should not be treated differently from older housing, and that there should be no 
age limit. Removing the limit would provide an additional potential for 18,000 duplexes. If 6% (a figure 
used in other studies) of potential units are created in 5 years it would provide over 1000 units out of 
1,900 apartment units estimated to be required in the 5 year period. Some consensus seemed to be 
building at the last public meeting on July 11 that the 1940 restriction should be removed entirely. 
Submissions on this issue would be particularly welcome. 


It is also suggested that single and semi-detached dwellings should be able to convert if they front on 
arterial roads despite the date of construction. There are estimated to be 3,500 single and semi- 
detached houses on arterial roads outside the 1940 area. 


This concludes my presentation on the draft options. Submissions on the draft options should be sent 
to the Planning Department by October 1st, as indicated in your information package. And if we can 


reach consensus here tonight it will make everyone’s task a lot easier. |! now hand over to the 
chairman for the discussion session. 
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